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Special Use Permit-04-02. J.W. Crossing Shopping Center Expansion
Staff Report for April 1, 2002, Planning Commission Public Hearing

This staff report is prepared by the James City County Planning Division to provide information to the Planning
Commission and Board of Supervisors to assist them in making a recommendation on this application.  It may
be useful to members of the general public interested in this application.

PUBLIC HEARINGS
Planning Commission: April 1, 2002 - 7:00 p.m.  Building C Board Room
Board of Supervisors: May 14, 2002 - 7:00 p.m.  Building C Board Room (tentative)

SUMMARY FACTS
Applicant: Vernon Geddy, III
Land Owner: C & N Dining, LLC

Proposed Use: Amend SUP-7-98 to increase the size of the permitted retail shopping center
to 17,149 sq. feet and to eliminate the previously approved automobile
service center and fast food restaurant as specially permitted uses. This
project requires a commercial special use permit under Section 24-11 of the
zoning ordinance.

Location: 5547 Richmond Road, at the northwest corner of Olde Towne Road (an
outparcel for Ewell Station shopping center); Powhatan District.

Tax Map/Parcel No.: (33-3)(1-2A), (33-3)(1-2C), & (33-3)(1-2D)

Primary Service Area: Inside

Parcel Size: 2.79 acres

Existing Zoning: B-1, General Business

Comprehensive Plan: Community Commercial

Surrounding Zoning: North, South and West: B-1, General Business
East (across the CSX railroad tracks): M-1, Limited Business/Industrial, and
R-8, Rural Residential

Staff Contact: David Anderson Phone: 253-6685

STAFF RECOMMENDATION:

Staff finds the proposal to be consistent with the surrounding commercial zoning and development, and
consistent with the Community Commercial designations of the Comprehensive Plan. The proposed conditions
will mitigate traffic and visual impacts of this development.

History
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This site is located on an outparcel of the existing 18-acre Ewell Station shopping center, at the corner of Olde
Towne Road (Route 658) and Richmond Road (Route 60). In 1989 Ewell Station received site plan approval
for a shopping center containing approximately 150,000 square feet of retail shops, warehouses, offices,
restaurants, a bank, a grocery store, and a department store. The approved site plan designates the outparcel
as “future development.” 

On March 9, 1999 the Board of Supervisors approved Case No. SUP-7-98 which proposed a 5,600-square
foot retail shopping center, a 2,883-square foot automobile service center, and a 3,148-square foot fast food
restaurant for the outparcel. Since that time the 5,600-square foot retail shopping center has been built, but
both the automobile service center and the fast food restaurant have not been built and the applicant would
like to eliminate them as specially permitted uses.

Comparison of SUP-7-98 & SUP-04-02

SUP-7-98 SUP-04-02

Project Description 5,600-square foot retail
shopping center; 2,883-square
foot automobile service
center; 3,148-square foot fast
food restaurant (Total sq. ft. =
11631)

5,747-square foot retail
shopping center (existing);
8,970-square foot retail
shopping center; 2,432-square
foot retail shopping center
(Total sq. ft. = 17149)

Surrounding Zoning &
Development

North, South, & West - B-1,
General Business

East - M-1, Limited
Business/Industrial & R-8, Rural
Residential

Unchanged

Private Covenants With the owners of Ewell Station Unchanged

Physical Features and
Environmental Considerations

A condition is included requiring
Environmental Director approval
of a drainage plan prior to
preliminary site plan approval

Unchanged

Greenspace vs. Impervious
Cover

Greenspace - 1.16 acres
Impervious - 1.63 acres

Greenspace - 1.39 acres
Impervious - 1.40 acres

Access Limited to two internal Ewell
Station entrances

Unchanged    

Parking 93 spaces 81 spaces

Sidewalk Condition requiring pedestrian
access between proposed uses

Unchanged

Traffic Study (further analysis
below)

AM Peak: 213 trips
PM Peak: 172 trips
A condition is included to
mitigate traffic impact.

AM Peak: 110 trips
PM Peak: 76 trips
Condition unchanged

Public Utilities Within PSA Unchanged

Comprehensive Plan Community Commercial Unchanged
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To elaborate on the above table, the main differences between the previously approved SUP-7-98 and the
current SUP-04-02 involve traffic and trip generation rates. The highest trip generation rates for the earlier
SUP were attributed to the inclusion of the 3,150 square-foot fast food restaurant. Average trip generation
rates for fast food restaurant uses are over 17 times that of specialty retail centers per 1000 square feet of
floor area. The trip generation rates for this 3,150 square-foot fast food restaurant alone are greater than the
total trip generation for the currently proposed SUP. This explains the large difference (over 50% less)
between the trip generation rates for SUP-7-98 and for SUP-04-02. This leads staff to agree with the
conclusion that this currently proposed SUP will have much less traffic impact than the earlier approved SUP.

STAFF RECOMMENDATION:

Staff finds this proposal to be consistent with the surrounding zoning and development, consistent with the
Comprehensive Plan, and will cause less negative impact with regard to traffic generation and greenspace
vs. impervious cover than the previously approved SUP-7-98. Staff recommends approval of this proposal with
the following conditions. These conditions differ slightly from the set of conditions approved with SUP-7-98.
Condition #2 was altered to prohibit an additional entrance from Olde Towne Road - the previous conditions
only prohibited an additional entrance from Richmond Road. SUP-7-98 included a condition requiring Planning
Director approval of a landscaping plan prior to final site plan approval. Staff feels this condition is no longer
necessary as adequate landscaping will be enforced by the James City County Landscaping Ordinance.
Condition #9 was added to address James City Service Authority water conservation standards.

1. The applicant shall submit to the Environmental Director a drainage plan addressing the
stormwater management facilities to be located on-site.  The drainage plan shall be approved
by the Environmental Director prior to preliminary site plan approval for any development on
this parcel, and said approved facilities shall be installed in accordance with this plan.

2. Internal access to Ewell Station Shopping Center shall be limited to two internal access
points.  No additional entrance from Richmond Road or Olde Towne Road shall be permitted.
Access locations shall be generally in accordance with the binding master plan, as approved
by the Board of Supervisors, with such minor changes as the Development Review
Committee determines does not change the basic concept or character of the development.

3. A minimum four-foot sidewalk, for which the design and location shall be approved by the
Planning Director, shall be provided that connects the commercial/retail structures on this
site.

4. The applicant shall reimburse the Virginia Department of Transportation for its actual cost in
adjusting the signal timing as reflected in the traffic study “Traffic Analysis for Ewell Station
Expansion at Richmond Road/Olde Towne Road,” prepared by DRW Consultants, July 9,
1998.  The applicant shall dedicate sufficient right-of-way along Olde Towne Road to
accommodate an additional  westbound left-turn lane from Richmond Road, as
recommended by the traffic study.  The additional right-of-way shall be dedicated prior to final
site plan approval.

5. The building elevations for any commercial/retail structure shall be approved by the Planning
Director prior to final site plan approval.  The intent of this condition is to ensure that the
buildings on the site are compatible with the design, materials, and color of the Ewell Station
shopping center building.

6. All dumpsters and heating and cooling units shall be screened by landscaping or fencing
approved by the Planning Director prior to final site plan approval. 

7. Free-standing signs shall be ground-mounted, monument style, and shall be approved by the
Planning Director prior to final site plan approval. 
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8. Prior to obtaining site plan approval, the owner(s) of the property which is the subject of this
special use permit (“the Property”) shall provide evidence to the County Attorney that the
development hereby permitted will not violate the Declaration of Easements and Restrictions
dated May 1, 1989, of record in the Clerk’s Office of the Circuit Court for the City of
Williamsburg and County of James City County in James City County Deed Book No. 436,
page 175, et seq. (“the Restrictions”) or evidence of the issuance of a title insurance policy
by a major national title insurance company that if the development hereby permitted violates
the Restrictions, the owners of the Property its tenants, occupants, and invitees will not
sustain any financial loss. 

9. The applicant shall be responsible for developing water conservation standards to be submitted
and approved by the James City Service Authority and subsequently for enforcing these
standards. These standards shall address such water conservation measures as high-efficiency
fixtures and limitations on the installation and use of landscaping design and materials to
promote water conservation and minimize the use of public resources. The James City Service
Authority shall approve the standards prior to final site plan approval.

10.  Construction on this project shall commence within 36 months from the date of approval of this
special use permit or this special use permit shall be void.  Construction shall be defined as the
obtaining of permits for the construction of foundations and/or footings. 

11. This special use permit is not severable.  Invalidation of any word, phrase, clause, sentence,
or paragraph shall invalidate the remainder.

__________________________
Dave Anderson

CONCUR:

__________________________
O. Marvin Sowers, Jr.

Attachments:

1. Location Map
2. Development Plans (separate attachment)


